AGENDA
CITY OF WATSONVILLE
PLANNING COMMISSION MEETING

Opportunity Through Diversity; Unity Through Cooperation.

Working with our community to create positive impact through service with heart.

Chair Matthew H. Jones, District 6
Vice Chair, Anna Kammer, District 5

Jenny Sarmiento, District 1
Gina Cole, District 2
Jenni Veitch-Olson, District 3
Veronica Dorantes-Pulido, District 4
Ed Acosta, District 7

Suzi Merriam, Secretary to Planning Commission
Alan J. Smith, City Attorney
Deborah Muniz, Recording Secretary
Remote Teleconference Meeting
https://zoom.us/j/96005415026 or Telephone: Dial (for higher quality, dial a number based on your
current location): US: +1 (669) 219-2599 or +1 (669) 900-9128 or +1 (213) 338-8477 and entering
Webinar ID: 960 0541 5026

Spanish language interpretation is available

Americans with Disabilities Act

The City of Watsonville, in complying with the Americans with Disabilities Act (“ADA"), requests individuals who
require special accommodations to access and/or participate in Planning Commission meetings, to please contact
the City Clerk's Office at (831) 768-3040, at least three (3) days in advance of the meeting to make arrangements.
The City of Watsonville TDD number is (831) 763-4075.

Meetings are televised live on Charter Cable Communications Channel 70 and AT&T Channel 99 and re-broadcast
on Thursday at 5:00 p.m. and Saturday at 8:00 a.m. the same week of the meeting. For information regarding this
agenda or interpretation services, please call the City Clerk's Office at (831) 768-3040.




Planning Commission Meeting Agenda 6:00 PM October 6, 2020

Notice of Remote/Teleconferencing Meeting

This meeting is being held in accordance with the Brown Act as currently in effect under the State Emergency
Services Act, the Governor's Emergency Declaration related to COVID-19, the Santa Cruz County Health Officer
Extended and Modified Shelter in Place Orders, and the Governor's Executive Orders N-25-20 and N-29-20, that
allows attendance by members of the Planning Commission, City Staff, and the public to participate and the
Commission conduct the meeting by teleconference, video conference, or both.

HOW TO VIEW THE MEETING: There is no physical location from which members of the public may observe the
meeting. Please view the meeting which is being televised on Channel 70 (Charter) and Channel 99 (AT&T) and
video streamed at https://watsonville.legistar.com/Calendar.aspx

HOW TO PARTICIPATE BEFORE THE MEETING: Members of the public are encouraged to submit written
comments through the Planning Commission portal at https://watsonville.legistar.com by clicking e-Comment or by
emailing cdd@cityofwatsonville.org. All comments will be part of the meeting record. Emails received two hours
before the meeting will not be uploaded to the Agenda and may not be seen by the Planning Commission or staff.
They will be added to the agenda the day after the meeting.

HOW TO PARTICIPATE DURING THE MEETING: Members of the public are encouraged to join the meeting
through Zoom Webinar from their computer, tablet or smart phone at https://zoom.us/j/9600541026 or by
telephone: Dial (for higher quality, dial a number based on your current location): US: +1 669 219 2599 or +1 669
900 9128 or +1 213 338 8477 and entering Webinar ID: 960 0541 5026.

You will be placed in the meeting as an attendee; when you are ready to make a public comment, if joining by
computer audio, please click on the "Raise Hand" button and the Chair will unmute your microphone; and if joining
by phone, please press *9 on your keypad. You may also register to speak until two hours before the meeting at
https://watsonville.legistar.com/Calendar.aspx

The City of Watsonville, in complying with the American with Disabilities Act ("ADA"), requests individuals who
require special accommodations to access and/or participate in Planning Commission meetings, to please contact
the City Clerk's Office at (831) 768-3040, at least three (3) business days before the scheduled meetings to ensure
that the City can assist you.

Spanish interpretation services will be available through Zoom by toggling language audio options to the Spanish
channel.

Servicios de interpretacion en espafiol estaran disponible en Zoom al elegir el boton "Spanish."

1. ROLL CALL

2. PLEDGE OF ALLEGIANCE
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3. PRESENTATIONS AND ORAL COMMUNICATIONS

This time is set aside for members of the general public to address the Planning Commission on any item not on
the Agenda, which is within the subject matter jurisdiction of the Planning Commission. No action or discussion
shall be taken on any item presented except that any Commissioner may respond to statements made or
questions asked, or may ask questions for clarification. All matters of an administrative nature will be referred to
staff. All matters relating to Planning Commission will be noted in the minutes and may be scheduled for
discussion at a future meeting or referred to staff for clarification and report. Any Commissioner may place matters
brought up under Oral Communications on a future agenda. ALL SPEAKERS ARE ASKED ANNOUNCE THEIR
NAME AND ADDRESS IN ORDER TO OBTAIN AN ACCURATE RECORD FOR THE MINUTES.

A. PRESENTATION TO PLANNING COMMISSION ON FINDINGS

4. PUBLIC HEARINGS

A. AN APPLICATION FOR A SPECIAL USE PERMIT WITH
ENVIRONMENTAL REVIEW (PP2019-452) TO ALLOW CONVERSION OF
A PORTION OF AN EXISTING TWO-STORY 75,398+ SQUARE FOOT
VACANT COMMERCIAL BUILDING INTO A TWO-STORY 41,419 SQUARE
FOOT PUBLIC CHARTER SCHOOL FOR WATSONVILLE PREP SCHOOL
LOCATED AT 407 MAIN STREET (APN 017-641-12), FILED BY KEVIN
SVED WITH NAVIGATOR SCHOOLS, APPLICANT, ON BEHALF OF
HANSEN FAMILY TRUST, PROPERTY OWNER

Attachments: 407 Main Street - Report

Attachment 1 - Incomplete Letter Dated 1.24.20

Attachment 2 - Incomplete Letter Dated 6.23.20

Attachment 3 - Plan for Watsonville Prep School

Attachment 4 - Traffic Management Plan Dated 8.14.20

Attachment 5 - Watsonville Prep Transportation Study - Dated 7.31.20

Attachment 6 - Public Comments received to date

407 Main Street - Resolution & Exhibits

1) Staff Report

2) Planning Commission Clarifying & Technical Questions

3) Applicant Presentation

4) Planning Commission Clarifying & Technical Questions
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5) Public Hearing
6) Appropriate Motion(s)
7) Deliberation

8) Chair Calls for a Vote on Motion(s)

5. REPORT OF THE SECRETARY
6. ADJOURNMENT

The next meeting is scheduled for Tuesday, November 17, 2020 at 6:00
p.m.
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City of Watsonville

MEMORANDUM

Date: September 14, 2020
To: Planning Commission
From: Suzi Merriam, Community Development Director

Ivan Carmona, Associate Planner

Subject: Public Hearing to consider approval of a Special Use Permit with
Environmental Review (PP2019-452) to allow conversion of a portion of an
existing two-story 75,348+ square foot vacant commercial building into a two-
story 41,419+ square foot public charter school for Watsonville Prep School
located on a 4.83x acre site at 407 Main Street (APN 017-641-12).

Item: October 6, 2020 Planning Commission

RECOMMENDATION:

Staff recommends that the Planning Commission adopt a Resolution approving the Special
Use Permit with Environmental Review (PP2019-452), to allow conversion of a portion of an
existing two-story 75,348+ square foot commercial building into a two-story 41,419+ square
foot public charter school for Watsonville Prep School on a 4.83+ acre site located at 407 Main

Street (APN 017-641-12)

based on the recommended findings and subject to the

recommended conditions of approval.
.|

APPLICATION NO.
PROJECT LOCATION:
LOT SIZE:

PROJECT DESCRIPTION:

GENERAL PLAN:
ZONING:
SURROUNDING USES:

FLOOD ZONE:

BASIC PROJECT DATA

PP2019-452 APN: 017-641-12
407 Main Street
4.83+ acre (210,294 square feet)

Special Use Permit with Environmental Review to allow
conversion of a portion of an existing two-story 75,348+ square
foot commercial building into a two-story 41,419+ square foot
public charter school for Watsonville Prep School.

CC (Central Commercial)
CCA (Central Commercial Core Area)
CC (Central Commercial) uses

The site is within the 500-year floodplain (FEMA Flood Map
Panel 0392E, Map No. 06087C0392E, revised May 16, 2012)
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EXISTING LAND USE: Vacant Commercial Building
PROPOSED LAND USE: Institutional (Public Charter School)

PROPERTY OWNER: Hansen Family Trust, 800 East Lake Ave. Watsonville, CA 95076
APPLICANT: Kevin Sved, Navigator Schools, 650 San Benito Street Suite 230,
Hollister, CA 95023

BACKGROUND

This project would occupy part of 4.83+ acre Santa Cruz County Tax Assessor parcel number
017-641-12 at 407 Main Street. The parcel includes three buildings: a 75,348+ square foot
unoccupied department store at East Beach and Main, and two more buildings leased to the
County of Santa Cruz. The parcel also includes the entire parking lot between Rodriguez,
Main, West Beach and West Lake. The 291-space parking lot is used for access to and
parking for CVS Pharmacy, AutoZone, Ace Hardware and the Terrace Apartments and
perhaps others.

The project would occupy a portion of the parcel which was once occupied by the historic
Ford { Department Store building, built in 1883 and demolished after the 1989 earthquake.
The City issued a Building Permit in 1990 to allow construction of a new two-story 75,348+
square foot Ford | Department Store. 7KH )R Dé&8rtment Store was completed in 1992.
Ford § occupied the building from 1992 until 1995 when it filed bankruptcy. Gottschalks then
obtained a zoning clearance and a business license for a department store and operated in
the department store building until it closed in 2008. The department store building has
remained vacant since 2008.

On December 12, 2019, Kevin Sved, CEO of Navigator Schools, on behalf of the property
owner, Hansen Family Trust, applied for a Special Use Permit (PP2019-452) to allow
conversion of a portion of the vacant department store into a 41,419+ square foot public
charter school for Watsonville Prep School.

On January 24, 2020, the Community Development Department staff deemed the Special Use
Permit application (PP2019-452) incomplete and provided the applicant and property owner
with a deemed incomplete letter identifying items needing clarification (attachment 1). On May
19, 2020, Mr. Sved respondedto WKH &LW\{V -ZDE0XIBethed incomplete letter.

On June 23, 2020, the Special Use Permit application (PP2019-452) was again deemed
incomplete and the City sent a second deemed incomplete letter specifically addressing the
need for a Transportation Impact Analysis (attachment 2). Mr. Sved re-submitted on August 5,
2020 in response to the June 23, 2020 deemed incomplete letter.

The application was then deemed complete on September 5, 2020.
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PROCESS

Special Use Permit

The parcel is located L Q W K H Caritrdf ChHmimercial Core Area Zoning District regulated by
Part 10 of Title 16 of Title 14. Pursuant to Section 14-16.1002(b) of the Watsonville Municipal
Code (WMC), any public and quasi-public buildings (GLU 7), such as the proposed public
charter school, are permitted conditionally with issuance a Special Use Permit. Special Use
Permits are approved by the Planning Commission and appealable to the City Council. The
Planning Commission is authorized to approve Special Use permits in accordance with WMC
Sections 14-12.508 through 14-12.513.

The purpose of a Special Use Permit is to #nsure the proper integration of uses and
construction which, because of their special nature, may be suitable only in certain locations or
zoning districts or any lot provided that such uses and construction are arranged or designed
in a particular manner. "WMC § 14-12.500.

To approve the Special Use Permit the Commission must make the conditional use permit
findings in WMC § 14-12.501 that the proposed use and construction is, and will continue to
be, compatible with surrounding, existing, or planned uses. "The Commission must also make
the conditional use permit findings in WMC 14-12.513. The Commission may impose special
conditions as may be necessary to ensure the harmonious integration and compatibility of
uses in the neighborhood and with the surrounding area

Environmental Review

The California Environmental Quality Act (CEQA) requires local and state governments to

consider the potential environmental effects of a project before making a decision on it.

&(4%TV SXUSRVH LV WR GLVFORVH WkojdctaRMsthQed! Inetods SDFW YV R
minimize those impacts. Certain classes of projects, however, have been identified that do not

have a significant effect on the environment, and are considered categorically exempt from the

requirement for the preparation of environmental documents. State CEQA Guidelines §

15300.

STANDARD OF REVIEW AND APPEAL PROCESS

The special use permit decision before the Commission this evening is adjudicative. The
Commission is judging whether the proposed project does or does not satisfy the eight
findings set forth in subdivisions (a) through (g) of WMC 814-13.513.

Whether a particular decision is adjudicative or legislative determines the requirements to
support the decision. Legislative decisions involve the adoption of broad policies applicable to
many situations (for example, general plan and zoning amendments). Legislative decisions
generally require few, if any, findings. !

$GMXGLFDWLYHV XBUW FLDxang/ Laa HiteL other hand, are not policy decisions.
Adjudicative/quasi-judicial decisions apply already adopted policies or standards to individual
cases, such as a variance or conditional use permit application. Adjudicative/quasi-judicial
decisions are based on evidence and must always be supported by findings.

! Quasijudicial decisions require the decisiomaking body to take evidence and use its judgment to make factual as well as
legal determinations about whether a particular pitype project meets the standards established by the land use ordinance.
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, I WKH 30DQQLQJ &RPPLVVLRQYY GHFLVLRQ LY DSSHDOHG WKH .
action taken by the Planning Commission was erroneously taken and may sustain, modify or

overrule 30DQQLQJ &RPPLVVLRROYVWEBAWIRDQQLQJ &RPPLVVLRQYIV G
overturned on appeal, the City Council must find that the Planning Commission decision was

erroneous and inconsistent with the intent of the Zoning District regulations that regulate the

proposed action. WMC § 14-10.1106.

$ ODZVXLW LV UHTXLUHG WR FKDOOHQJH D &RXQFLOYV GHFLVLRQ
an adjudicative/quasi-judicial decision by the Council was supported by adequate findings.

Courts scrutinize adjudicative/quasi-judicial decisions closely. An action may be overturned if

the City (1) exceeded its authority, (2) failed to provide a fair hearing, or (3) or made a decision

QRW VXSSRUWHG E\ VXEVWDQWLDO HYLGHQFH DOVR FDOOHG 3D

Another important difference between legislative and adjudicative/quasi-judicial decisions on

appeal is the substantial evidence standard: in weighing evidence of what happened at the
&RXQFLO PHHWLQJ FRXUWV JR EH\RQG ZKHWKHU D GHFLVLRQ
standard). Courts reviewing adjudicative/quasi-judicial decisions make sure the decision is

supported by substantial evidence. Denied applicants argue that there is no substantial

evidence to support the decision. Cities usually assert there is substantial evidence to support

the decision and rely on (1) the written words in the staff findings, (2) the statements and

letters presented at the hearing, and (3) the words of the Planning Commission or Council.

DISCUSSION

Existing Site

The 4.83% acre parcel is branded as The Hansen Towne Center. The Hansen Towne Center
is a unique site within the heart of the City due to its ample parking for downtown commercial
retail. Businesses, restaurants, retail, and personal services are within walking distance to the
surface parking lot. As shown on Figure 1, nearby uses include: The Terrace Apartments,
&96 3KDUPDF\ 7RJRTYV 6 DAge&sHardwKrep BURE® Soccer Retail Store, Radcliffe
Elementary School, two barbershops, Mariscos Los Compadres Seafood Restaurant and the
historic Resetar Hotel.

Access to the building is via four public entrances and one service entrance. The first is a 25+
foot wide driveway from West Lake Avenue. The second is also off West Lake Avenue but
40+ feet wide. The other two driveway entrances are from Rodriguez Street and both 30 feet
wide. The service entrance is from West Beach Street and 20+ feet wide. The Hansen Towne
Center surface parking lot provides ample room for vehicular circulation and provides easy
access to existing businesses operating adjacent and within the Hansen Town Center. The
site is also conveniently located across Rodriguez Street from the Watsonville Transit Center.
Overall, the parcel is in the heart of the historic downtown where ample parking exists for
many surrounding businesses.
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A

FIGURE 1 Aerial view of APN 017-61-12 and surrounding area
Source: Santa Cruz County GIS, 2018

Proposed Project

The project is the expansion and relocation of Watsonville Prep School from the E. A. Hall
Middle School Campus of 565 TK-8" grade students. Student enroliment would expand from
172 students in grades K-2 to 565 for students in TK through grade 8. The School would
relocate from the E.A. Hall Middle School campus at Brewington and Palm to occupy part of
the vacant department store. The proposed project would convert a portion of the long vacant
two-story 74,348+ square foot department store building into a two-story 41,419+ square foot
public charter school. The proposed tenant improvements are as follows:
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x Ground Floor
x 4,259+ square foot play area with one bathroom
X 33,979+ square foot future commercial use

x Second Floor
x 37,160x square foot school containing:
1 Transitional Kindergarten classroom 960+ square feet in size
2 Kindergarten classrooms (858+ to 990+ square feet in size)
2 First grade classrooms (840 to 924+ square feet in size)
2 Second grade classrooms (858+ to 1320+ square feet in size)
2 Third grade classrooms (900 to 950+ square feet in size)
2 Fourth grade classrooms (900+ square feet in size)
2 Fifth grade classrooms (840+ to 945+ square feet in size)
2 Sixth grade classrooms (864 to 960+ square feet in size)
2 Seventh grade classrooms (870 to 945+ square feet in size)
2 Eighth grade classrooms (840 to 930+ square feet in size)
1 multi-purpose room 5,184+ square feet in size
1 Teacher work room 784+ square feet in size
1 Lunch room 300+ square feet in size
Administration offices 1,410+ square feet in size
6 Bathrooms for students (64+ to 270+ square feet in size)
4 Bathrooms for faculty (64+ to 80+ square feet in size)

X X X X X X X X X X X X X X X X

The proposed charter school would initially provide 33 full time jobs. By the 2025-26
academic school year, the school is anticipated to employee 55 individuals.

General Plan
The project site is designated Central Commercial on the General Plan Land Use Diagram.
General categories of allowed uses for Central Commercial designated land include:
X Retall sales,
Personal, professional, financial, and medical services,
Lodging,
Entertainment,
Restaurants, and
Institutional uses

X X X X X

General Plan Consistency
The proposed project is consistent with the following 2005 General Plan goals and policies
concerning public land uses.

X Goal 4.5 Public Land Uses +Provide public and institutional land uses and services in
proportion to population growth.

X Policy 4.E Public and Quasi -Public Land Uses * The City shall plan for and
designate an adequate amount of land to accommodate the institutional land uses
needed to serve residential neighborhoods and the entire city.
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x Policy 4.G.2 Multiple -Use- Wherever feasible and appropriate, and where the potential
impacts and mitigation measures associated with mixed uses can be identified and fully
considered through the CEQA process, the City shall support intensification of use by
combining uses on one site.

The project involves the establishment of a new school use within a portion of the former
Gottschalks building. The school would serve the needs of residents with school-age children
from Kindergarten through eighth grade. According to the applicant, the new public charter
school would serve residents within and near to the City.

Zoning

The Zoning Ordinance implements the General Plan, regulates the future growth of the City,
and promotes the orderly community development. It includes the Zoning Map, which sets
forth the designation, locations and boundaries of zoning districts.

The purpose of the Central Commercial Core Area (CCA) Zoning District is to establish areas
for development of a concentrated, pedestrian-oriented downtown center with intensive
commercial, financial, administrative, professional, entertainment, cultural, and residential
uses within the heart of the city. Building regulations, floor area ratios, and site plan design
review regulations shall foster an efficient, concentrated, and balanced pattern of buildings
and land uses. Uses which are detrimental to, or adversely affect, the pedestrian environment
shall not be permitted within the core area. WMC 8§ 14-16.1000.

Conformity with District Zoning

The proposed school is a conditionally allowed use in the CCA Zoning District with approval of
a Special Use Permit per WMC Section 14-16.1002. The school will comprise the second
floor of an existing building, with a 4,259 square foot play area on the first floor. This retains
33,979 square feet of ground floor commercial space for retail business in the future. The
proposed charter school will serve to bring additional people downtown, which may encourage
pedestrian traffic in the area and can support commercial uses within the downtown.

Setbacks: As shown in the Plan Set (attachment 3, sheets A3.01-A3.02) all new development
is proposed within the existing building. Setbacks are not affected or applied to the project
since the existing 75,348+ square foot commercial building footprint remains unchanged.

Building Height: As shown in the plan set (attachment 3, sheet A4.01), the proposed project
entails tenant improvements inside the existing building shell. No alterations are proposed
outside the building footprint so the building height will remain unchanged.

Trash Enclosure: The project is conditioned to meet WMC Section 6-3.610! requiring any
development to include adequate, accessible, and convenient areas for collecting, storing, and
loading solid waste or recyclable materials. The trash enclosure is designed and constructed
under current City Public Improvement Standards. As shown in the plan set (attachment 3,
sheet A2.03), the project meets the requirements of WMC Section 6-3.610.

I Article 6. Solid Waste and Recycling Services of Chapter 3 City Ultilities of Title 6 Sanitation and Health of the
WMC
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Parking: Pursuant to WMC Section 14-17.1101(b), public schools are required to provide one
parking space per employee plus 20 public parking spaces. The off-street parking
requirement for a school with 55 employees is 75 parking spaces.

The property owner has indicated that 40 onsite parking spaces will be provided for school use
within the existing surface parking lot to the rear of the building, which has a total 291 spaces
for this and other adjoining uses. The subject site is located within the Downtown Parking
District and therefore may satisfy parking using the alternative provisions of WMC § 14-
17.106.

Traffic Management Plan: As shown on attachment 4, Watsonville Prep School developed a
Traffic Management Plan for loading and unloading school children. The Traffic Management
Plan is a living document that will continually require updates and will be provided to all
parents on a yearly basis.

The Traffic Management Plan will be implemented by school staff and use the following
techniques and practices to manage student loading periods:

x Display temporary sandwich board signs to regarding vehicle routes and important
safety information (No student loading outside the loading zone).

x Assist and direct vehicles to pull forward to the farthest available spot in the queue and
refrain from loading or unloading students outside of designated loading zone.

X Assign three to five staff members to receive students from vehicles during morning
drop off and escort or guide students from near the school entrance to a vehicle during
afterschool pick up.

x During drop off, students must be ready to exit vehicle quickly after vehicle arrives to
the front of the queue.

x During pick up, the name of the student must be displayed through the windshield for
staff in the loading zone to call the student over before the vehicle reaches the front of
the queue.

x Students will be required to exit/enter vehicles only from the passenger side.

x Stagger bell schedules by grade level, as necessary, to reduce congestion and improve
safety.

x Visitors arriving on campus to pick up students should not arrive prior to student
dismissal.

x Students arriving at school late may be escorted by their parent or guardian to the
school office.

As a project condition of approval, WPS is required to submit the Traffic Management Plan to
the Community Development Department annually for review and approval.

Traffic Study: As shown in Attachment 5, a Traffic Impact Analysis was prepared by Kittelson
& Associates Inc. dated July 31, 2020. The Traffic Impact Analysis studied the following
objectives: Operations at six intersections in the vicinity of the proposed school, site access
and circulation for all modes of travel, vehicle queuing expected during student loading
periods, and a vehicle miles traveled (VMT) assessment. The Report concluded that
Watsonville Prep School traffic can be accommodated while maintaining acceptable levels of
service and safety on the surrounding transportation system with installation of the following:
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x high visibility yellow paint on four studied intersections within 200-feet of the proposed
site,

x ADA compliant truncated domes at the four studied intersections, and

x crosswalk lighting at the four intersections surrounding the School.

These recommendations have been incorporated as project conditions of approval and will
require an encroachment permit from Caltrans and the & L WRUbNc Works Department.

Bicycle Parking: Pursuant to WMC Section 14-17.113, when 20 or more parking spaces are
provided, five percent of automobile parking must be dedicated for bicycle parking. The project
is required to provide 4 bicycle parking spaces.! The Traffic Report prepared by Kittelson and
Associates Inc. dated July 31, 2020, indicates that eight short term and two long term bicycle
parking spaces shall be provided. In order to ensure different modes of transportation for
students, a project condition of approval shall require 10 short-term bicycle parking spaces
and 5 long-term bicycle parking spaces for a total of 15 spaces.

Lighting and Visual Impact: Nighttime illumination has the potential to create a visual nuisance
or hazard. The impact of nighttime lighting depends upon the type of use affected, the
proximity to the affected use, the intensity of specific lighting, and the background or ambient
level of the combined nighttime lighting. Nighttime ambient light levels may vary considerably
depending upon the age, condition, and abundance of point-of-light sources present in a
particular view. The use of exterior lighting for security and aesthetic illumination of
architectural features may contribute substantially to ambient nighttime lighting conditions.

Spillover ol OLJKW RQWR DGMDFHQW SURSHUWLHYV 30LJKW WUHVSD\
certain activities including vision, sleep, privacy and general enjoyment of the natural nighttime

condition. Light sensitive uses include residential, some commercial and institutional uses and

natural areas. Changes in nighttime lighting may significantly impact sensitive land uses if a

proposed project increases ambient lighting conditions beyond its property line and project

lighting routinely spills over into adjacent light-sensitive land use areas.

As shown in Attachment 3 sheet E04, a photometric plan was prepared for the school
entrance on Stoesser Alley showing the existing wall mounted lighting. The project does not
propose to modify existing lighting. As a project condition of approval, any proposed lighting
modification is required to submit a Site Photometric Plan for approval. The Site Photometric
Plan shall demonstrate that proposed lighting will not create a significant source of spillover
light onto adjacent properties or a glare nuisance to motorists on public streets.

Signage: The project plans did not provide proposed signage for WPS and, therefore, the
project has been conditioned to require the submittal a sign permit to the Community
Development Department for any proposed signage. Signs are regulated by the City Sign
Ordinance found in Chapter 6 of Title 8 of the Municipal Code.

Fencing: As shown in Attachment 3 sheet A2.03, the project proposes to close Stoesser Alley
by installing a foldable fence for safety during school hours. After school hours the foldable
fence will not be present. As a project condition of approval, the project is required to submit a

! Calculation: 75 required automobile spaces X 5% = 3.7%lgigpaces
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fence permit at time of building permit submittal for the proposed foldable fence. Fences are
rHIXODWHG E\ WKH &LW\YfV )HQFH 2UGLQDQFH IRXQG LQ &KDSWHU

Environmental Review

A Class 32 categorical exemption has been prepared for the conversion of an existing two-
story 75,348+ square foot commercial building into a two-story 41,419+ square foot public
charter school. The project qualifies as in infill development within an urbanized area and is
consistent with the General Plan and Zoning requirements of the City of Watsonville. The lot is
developed with a surface parking lot providing 291 parking spaces and located in an urbanized
area where all necessary public services and facilities are available and the surrounding area
is not environmentally sensitive. CEQA Guidelines 8§ 15332 (14 CCR 15532).

SUMMARY/ RECOMMENDATION:

The proposed conversion of a portion of an existing 75,348+ square foot vacant commercial
building into a two-story 41,419+ square foot public charter school revitalizes the commercial
core area by providing institutional uses on the second floor and commercial uses on the
ground floor. The revitalization of the historic downtown and proposed mixed use is consistent
with the Special Use Permit and the CCA Zoning District. Therefore, Staff recommends that
the Planning Commission approve the project, based on the findings and subject to the
conditions of approval.

ACTION:
1. Public Hearing - Accept public testimony
2. Special Use Permit - Adoption of Resolution

ATTACHMENTS:

Incomplete Letter Dated January 24, 2020
Incomplete Letter Dated June 23, 2020

Project Plans, dated May, 1 2020

Traffic Management Plan dated August 14, 2020
Traffic Impact Analysis dated July 31, 2020

arwnE
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City of Watsonville

"% &RPPXQLWI 2SSRUW X Qulz\Wi A

January 24, 2020

Kevin Sved

Navigator Schools

650 San Benito Street, Suite 230
Hollister, CA 95023

Re: Incompleteness of Application for  a Special Use Permit with Design Review for a
proposed TK + 8" grade charter school to accommodate approximately 565
student on the second floor of an existing commercial building at 407 Main Street
Navigator (PP2019 -452)

Dear Mr. Sved:

Thank you for your submittal of the proposed Navigator School project at 407 Main Street. Our
understanding is that the proposed project is a TK-8 charter school with planned maximum
enrolliment of 565 students. Approximately 60-65 students are planned for each grade level. The
project would involve tenant improvements by converting the second story of a commercial
building (37,160 sf) and converting a portion of the first floor accommodating the play area
(4,259 sf). A total of 19 classrooms are proposed for the second floor, consisting of 1 TK
classroom (960+ square feet in size), 2 kindergarten classrooms (858t to 990+ square feet in
size), 2 first grade classrooms (840 to 924+ square feet in size), 2 second grade classrooms
(858+ to 1320+ square feet in size), 2 third grade classrooms (900 to 950+ square feet in size),
2 fourth grade classrooms (900+ square foot in size), 2 fifth grade classrooms, (840+ to 945+
square feet in size), 2 sixth grade classrooms (864+ to 960+ square feet in size), 2 seventh
grade classrooms (870+ to 945+ square feet in size), and 2 eighth grade classrooms (840 to
930+ square feet in size). The second floor also includes a 5,184+ square-foot multi-purpose
room, a 784+ square-foot teacher workroom, a 300+ square-foot servery and administration
offices totaling 1,410+ square feet in size. A total of 6 bathrooms (64+ to 270+ square feet in
size) are provided for students on the second floor and 4 restrooms (64+ to 80+ square feet in
size) are provided for faculty staff.

The overall site plan (sheets A2.00 * A2.02) indicates that 291 parking spaces would be
provided on site in an existing surface parking lot. The Circulation Plan proposes vehicle access
from an existing 40+ foot driveway off Rodriguez Street where 320+ feet of vehicle stacking is
proposed within the surface parking lot leading to a drop off point at the proposed school
entrance. The vehicles would then loop around an existing parking aisle towards the same
driveway entrance and would exit turning right onto Rodriguez Street.
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Incompleteness of Application PP2019-432

Staff appreciates your efforts to design the project to adhere to the development regulations set
forth for the CCA Zoning District and City of Watsonville Downtown Land Use & Architectural
Guidelines (1998).

The purpose of this letter is to advise you of the areas where your application, as filed, is
incomplete , and to provide an outline of the issues needing clarification, to move the project
forward.

COMPLETENESS ISSUES +PARKING AND CIRCULATION

The property is located in the Downtown Parking District where properties are not required to
provide all parking on-site, but the project requires further information to determine
completeness. Please provide the following information:

1. Parking Tabulation . Please provide a parking tabulation for all commercial and
residential properties using the subject parking lot providing 291 parking spaces. The
parking tabulation must provide the total number of parking spaces for all commercial
and residential activities using the subject parking lot. This tabulation will determine the
required parking spaces between all existing commercial and residential uses in relation
to the proposed charter school use.

2. Change of Use. The memo provided by Keven Sved of Navigator Schools dated
12/27/19 (Attachment 1) provided a trip generation comparison on the basis of a change
of use from commercial to an educational use (charter school). The building, formerly
occupied by Gottschalks, been vacant since 2009. Because the building has been
vacant for over a decade, we cannot rely traffic counts based on that previous use.
Please revise the traffic report to reflect the establishment of the charter school in a
vacant building.

3. Student Enrolliment and adjacent Neighborhood . Please provide an enrollment chart
for all students attending Watsonville Prep demonstrating where students live in relation
to the proposed school site. As the traffic generation memo uses a comparison between
private schools and charter schools, the project as proposed, anticipates enrolled
students living beyond the adjacent neighborhood. Please provide project specifics
regarding which students will likely be biking, walking, using public transit, or driving to
school. This analysis will help determine the level of environmental review required
regarding traffic concerns.

4. Circulation and Drop off Area. Please provide additional analysis regarding the
proposed circulation plan provided on sheet A2.02 showing the 320+ feet of vehicle
stacking and the drop off area. A circulation and management plan is required to be
submitted to determine how the circulation plan will be actively managed. Will faculty or
staff be present directing traffic towards the proposed circulation plan? Will safety cones
be used to guide vehicles towards the proposed circulation plan? How will families be
discouraged from dropping off students on Main Street or W. Beach Street?
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Incompleteness of Application PP2019-432

5. Parking Lot Management. The memo provided by Kevin Sved of Navigator Schools
dated 12/27/2019 (Attachment 1), demonstrates how the property owner plans to
actively manage and enforce parking for adjacent commercial tenants. Please provide
documentation demonstrating how the surface parking lot will be actively managed and
enforced for adjacent commercial tenants. Will security guards be used to actively
manage and enforce parking for adjacent commercial tenants? If so, when will this
enforcement commence?

6. Standard Parking Dimensions. Revise the site plan to demonstrate parking
dimensions to measure 9 feet in width to 19 feet in depth, in accordance with WMC
Section 14-15.602.

7. Compact Parking Dimensions.  Pursuant to WMC Section 14-17.107, up to 30 percent
of the total parking spaces may be designated for compact or small cars. Compact or
small car spaces shall be 16 feet long and eight feet wide and clearly designated for
small cars.

8. Drive Aisle/Back -out Space. Where perpendicular parking is provided along a
driveway and/or drive aisle, a minimum width of 24 feet shall be provided to allow
adequate back out space.

9. Long Term Bicycle Parking. Pursuant to WMC Section 14-17.113, bicycle parking
facilities shall be provided equivalent to five percent of the automobile parking
requirement. In accordance with California Green Building Code Section 5.106.4.1,
acceptable facilities shall be convenient from the street and shall meet one of the
following:

x Lockable bicycle rooms with permanently anchored racks;
X Lockable, permanent anchored bicycle lockers; or
x Covered, lockable enclosures with permanently anchored racks for bicycles.

Revise the Overall Site Plan (sheet A2.00) to demonstrate that long term bicycle parking
facilities are provided in accordance with these requirements. Include a detail for
proposed bicycle racks, lockers, or enclosures.

10. Short -term Bicycle Parking. In accordance with California Green Building Code
Section 5.106.4.1, a project that is anticipated to generate visitor traffic shall provide five
percent of new visitor motorized vehicle parking spaces and provide a permanently
DQFKRUHG ELF\FOH UDFNV ZLWKLQ .IHHW RI WKH YLVLWRUV

11. Loading Zones. Pursuant to WMC Section 14-17.1501, in any district, in connection
with every building having a floor area greater than 10,000 square feet, shall be provided
with off-street truck loading and unloading spaces. For gross floor areas between 25,000
to 49,999 square feet, two loading spaces are required with minimum sizes of 12-feet by
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Incompleteness of Application PP2019-432

24-feet. Revise the site plan (sheet A2.01) to demonstrate compliance with the required
loading spaces. The loading spaces shall be designated to minimize the visual impact
from public view and shall not be in conflict with public access or parking.

12. Alley Way Fencing and Security. The memo provided by Kittelson & Associates dated
12/23/19 references securing the alley via retracting gate but the site plan fails to
demonstrate how the alley way will be secured. Please revise the site plan (sheet A2.01)
to show how the alley will be secured and include a detail with elevation showing the
proposed retracting gate in alley. Staff has concerns that securing the alley via retracting
gate, would cause the existing 20-foot ingress and egress easement to be abandoned.
Will the alley be secured via retracting gate or will the alley be used for ingress and
egress? Please clarify.

COMPLETENESS ISSUES +OTHER

13. Fire. Please revise the project plans in accordance with the comments provided by Jim
Dias (see Attachment 2).

14. Lighting. A Photometric Plan and lighting spec sheet(s) are required. Use of sufficient
number of fixtures providing adequate quality and quantity of light is required. Lighting
shall be screened so as to prevent glare and directed towards the subject site only,
therefore the Photometric Plan must show that lighting would not spill over onto adjacent
properties or create a glare nuisance for motorists in the public right-of-way. A variety of
lighting levels shall be provided at entries and courtyards, to highlight signs, and to bring
out architectural details of the building, is strongly encouraged.

15. Traffic Study. A Traffic Study is required. The Traffic Study shall provide information
on the impact of average daily traffic generated by the project on existing traffic volumes
with the study area. A traffic study must be based on recent traffic volumes (i.e., less
than two years old), and the City Engineer will require a study area that extends one mile
from the site where 10 or more trips per lane are added by the project to a signalized
intersection.

CONFLICT WITH DISTRICT REGULATIONS + PROPOSED PLAYGROUND ON FIRST
FLOOR

Pursuant to Part 2 of the City of Watsonville Downtown Land Use and Architectural Guidelines,
the subject property is located in the Main Street Marketplace area where mixed-use projects
are encouraged to propose retail on the ground floor:

1. Floor Plan Revisions . Revise the floor plans (sheet A3.01) to remove the play area
(4,259 SF) from the first floor. The entire first floor of the building must be dedicated for
future commercial use and cannot be used for the proposed charter school.

ENVIRONMENTAL REVIEW
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Incompleteness of Application PP2019-432

Further information regarding traffic and circulation are needed in order to determine the level of
environmental review required for the project. Once a revised Traffic Study has been prepared,
staff will be able to evaluate whether the project may qualify for a Categorical Exemption
pursuant to Section 15332 of the State CEQA Guidelines, which allows for the exemption of infill
projects under certain circumstances. If there is a reasonable possibility that the project will
have a significant effect on the environment relating to traffic, then the project would be not be
eligible for a Class 32 Categorical Exemption and an Initial Study would need to be prepared in
accordance with State CEQA Guidelines section 15063. The Initial Study would provide the
factual basis for adopting a Negative Declaration or Mitigated Negative Declaration. State
CEQA Guidelines 88 15070-15075

PENDING AGENCY REVIEWS

Caltrans. As the project is adjacent to Highway 152, a referral has been sent to Caltrans for
review regarding the proposed project. As of yet, Caltrans has not provided comments and City
staff is awaiting a response.

CONDITIONS OF APPROVAL

Below for your information is a preliminary list of conditions of approval for the proposed project.

x Security Cameras . The applicant shall install digital cameras at the student drop off
area and within the alleyway.

x City Encroachment Permit.  The applicant shall obtain an encroachment permit from
the City to connect to any City utilities and to reconstruct any driveway approaches on
City right-of-way.

x Grease Interceptor . If any cooking is to be performed in the servery, the applicant shall
install a grease interceptor approved by Source Control for pretreatment of the
wastewater from the three-compartment sink.

x Backflow Device . The applicant shall install a backflow device for all utilities, in
accordance with Public Works Standard Nos. W-10 and W-12.

X Sewer Inspection.  The applicant shall have performed a video inspection of the
existing sewer lateral and 10-inch sewer main in order to verify existing conditions and
submit capacity calculations to verify that the existing utilities have the ability to carry the
proposed flows for the new use.

x Trash Enclosure . The applicant shall install a trash enclosure in accordance with City
of Watsonville Public Improvement Standard No. S-602.

x Conditional Fence Permit.  Pursuant to Section 14-32.020 of the Watsonville Municipal
Code (WMC), the principally permitted fence height is up to six feet. Fences may be
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Incompleteness of Application PP2019-432

constructed to heights in excess of this height limit only with issuance of a Conditional
Fence Permit.

REVIEW BY PLANNING COMMISSION

The Planning Commission is the final decision maker for Special Use Permits. The Commission
shall base the approval subject to the findings pursuant to WMC Section 14-12.513 (Attachment
3) and conditions necessary to make the use compatible with surrounding uses. If the
appropriateness of the use cannot be assured at the location, the application for Special Use
Permit shall be denied as being incompatible with existing uses or uses permitted by right in the
district. Appeal shall be to the City Council in accordance with Part 11 of Chapter 14-10 of the
Watsonville Municipal Code.

NEXT STEPS

We would like to set up a meeting with key staff and your design team to discuss the contents of
this letter and assist in moving the project forward. Once the above-referenced items have
been addressed, staff can further process your application. Please submit all completeness
items together in one submittal. Partial submittals will not be accepted.

If you have any questions regarding the contents of this letter or would like to set up a meeting,
please contact me at 831-768-3078 or ivan.carmona@cityofwatsonvillle.org. Thank you for your
time, and we look forward to working with you to bring this project to completion.

Sincerely,

Ivan Carmona, Associate Planner
Community Development Department

Cc: William Hansen, Pacific Coast Development, 800 E Lake Avenue, Watsonville, CA 95076

Attachments:

1. Trip Generation Memo dated 12/27/19
2. Jim Dias zFire Plan Check Comments
3. Special Use Permit Findings tWMC § 14-12.604
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City of Watsonville
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June 23, 2020

Kevin Sved

Navigator Schools

650 San Benito Street, Suite 230
Hollister, CA 95023

Resubmitted: May 19, 2020

Re: Incompleteness of Application for  a Special Use Permit with Design Review for a
proposed TK + 8" grade charter school to accommodate approximately 565
student on the second floor of an existing commercial building at 407 Main Street
Navigator (PP2019 -452)(R1)

Dear Mr. Sved:

Thank you for your resubmittal of the proposed Navigator School project at 407 Main Street.
Our understanding is that the proposed project is a TK-8 charter school with planned maximum
enrolliment of 565 students. Approximately 60-65 students are planned for each grade level. The
project would involve tenant improvements by converting the second story of a commercial
building (37,160 square feet) and converting a portion of the first floor accommodating the play
area (4,259 square feet). A total of 19 classrooms are proposed for the second floor, consisting
of 1 TK classroom (960 square feet in size), 2 kindergarten classrooms (858+ to 990+ square
feet in size), 2 first grade classrooms (840t to 924+ square feet in size), 2 second grade
classrooms (858+ to 1320+ square feet in size), 2 third grade classrooms (900 to 950+ square
feet in size), 2 fourth grade classrooms (900x square foot in size), 2 fifth grade classrooms,
(840+ to 945+ square feet in size), 2 sixth grade classrooms (864+ to 960+ square feet in size),
2 seventh grade classrooms (870+ to 945+ square feet in size), and 2 eighth grade classrooms
(840+ to 930+ square feet in size). The second floor also includes a 5,184+ square-foot multi-
purpose room, a 784% square-foot teacher workroom, a 300+ square-foot servery and
administration offices totaling 1,410+ square feet in size. A total of 6 bathrooms (64+ to 270+
square feet in size) are provided for students on the second floor and 4 restrooms (64+ to 80+
square feet in size) are provided for faculty staff.

The overall site plan (sheets A2.00 *+ A2.02) indicates that 291 parking spaces would be
provided on site in an existing surface parking lot. The Circulation Plan proposes vehicle access
from two driveway approaches off West Lake Ave. The vehicles would turn left from West Lake
Avenue into the parking lot and circle towards the student drop off area where the circulation
plan leads the vehicles towards the two exits off West Lake Avenue and a third exit is also
provided off Rodriguez Street.
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Incompleteness of Application PP2019-432 (R1)

Staff appreciates your efforts to design the project to adhere to the development regulations set
forth for the CCA Zoning District and City of Watsonville Downtown Land Use & Architectural
Guidelines (1998).

The purpose of this letter is to advise you of the areas where your application, as filed, is
incomplete , and to provide an outline of the issues needing clarification, to move the project
forward.

TRANSPORTATION IMPACT ANALYSIS

Thank you for providing the Transportation Impact Analysis prepared by Kittelson & Associates,
Inc. dated May 2020. The four objectives analyzed by the Transportation Impact Analysis are as
follows:

1. Operations at six intersections in the vicinity of the school:
Main Street & Lake Avenue
Main Street & Beach Street

Beach Street & Rodriguez Street

Lake Avenue & Rodriguez Street

Beach Street & Walker Street

2" Street & Rodriguez Street

2. Slte access and circulation for all modes of travel.

3. Vehicle queuing expected during student loading periods.
4. Vehicle-miles traveled (VMT), qualitative assessment.

) TP Q0 o

The report also evaluated the following transportation issues:

x Existing (2020) conditions within the site vicinity during the weekday a.m. and p.m. peak
hours.

x Trip generation and distribution estimates for the project.

x Existing conditions during the two peak hours with the addition of the Project-related
traffic.

X Access and circulation at the project site with student drop-off and pick-up activities.

x Crash history (2017-2019) within the immediate vicinity of the project site, and

x Pedestrian, bicyclist, and transit amenities in the area.

The conclusion and recommendations of the resultant Transportation Impact Analysis provided
by Kittelson & Associates, Inc. indicate expansion and relocation of Watsonville Prep School
can be accommodated while maintaining acceptable levels of service and safety on the
surrounding transportation system assuming provision of the recommended improvement
measures. The findings of the traffic analysis are as follows:

Existing Conditions

x All study intersections operate at acceptable levels of service during the weekday a.m.
and p.m. peak hours.

X A review of historical crash data revealed three fatal crashes involving a pedestrian
crossing in a crosswalk occurred within a half-mile radius of the project site (Main
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Incompleteness of Application PP2019-432 (R1)

Street/Lake Avenue; Main Street/Beach Street; and Rodriguez Street/Lake Avenue).
Two of these crashes occurred during midday, and the other occurred before sunrise.

X Seven reported crashes resulted in severe injury with one involving a bicyclist and four
involving a pedestrian.

X In total, 10 percent of crashes involved a pedestrian and three percent involved a
bicyclist. All fatal crashes and 71 percent of severe injury crashes in the area involved a
pedestrian or bicyclist.

X 7TKH &LW\TfV 'RZQWRZQ &RPSOHWH 6WUHHWY 30DQ LQFOXGHYV
the circulation network and improve safety for people walking in downtown. Therefore,
the crash patterns or trends in the site vicinity do not require mitigation associated with
this project.

Existing Plus Project Conditions

x All study intersections are forecast to operate with acceptable levels of service during
the weekday a.m. and p.m. peak hours.

Vehicle -Miles Traveled

X The school is centrally located in the city, is across the street from a transit center, and
has sidewalk connectivity to surrounding neighborhoods.

X WPS gives priority enrollment to students living in Watsonville.

X The project does not create a substantial amount of new vehicle-miles traveled in the
city since students would travel to a school without or with construction of the project.

X Based on a qualitative assessment of this local school land use, the net change in
vehicle-miles traveled for the existing and existing plus project conditions are expected
to be near zero miles.

Site Access

x Drivers access the private, shared parking lot via one driveway on Rodriguez Street and
one driveway on Lake Avenue.

x The school will direct parents to enter the parking lot from the southern driveway on
Lake Avenue or the west driveway on Rodriguez Street, and to exit the parking lot from
the west driveway on Rodriguez Street or the either driveway on Lake Avenue.

x A gate will block vehicular access to the alley connection to Beach Street during typical
student arrival and departure periods. This restriction will reduce vehicle conflicts with
students entering and exiting the school.

Student Loading

x The student loading area will be at the northeast corner of the parking lot near the
VFKRROTVY HQWUDQFH 3DUHQWY ZLOO TXHXH LQ WKH HDVWH
one-way northbound traffic flow toward the student loading area.

x School faculty will receive students during the morning drop off and manage students
waiting in the alley near the school entrance for afterschool pick up.

Vehicle Parking

X The project is within Parking District | and, therefore, is not required to provide on-site
parking.
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Incompleteness of Application PP2019-432 (R1)

x WPS is working on entering an agreement with the parking lot owner to allocate 20
existing parking spaces for the school at opening day and an additional 20 spaces, for a
total of 40 standard spaces, before the school reaches full enrollment.

Bicy cle Parking

x The project is required to provide two bike parking spaces (5 percent of 40 vehicle
spaces).

x The project includes up to eight short-term bike parking spaces in a bike rack outside the
main entrance for student use.

X The project also includes at least two long-term bike parking spaces inside the building
on the ground floor of the school for staff use.

Recommendations per Transportation Impact Analysis

The Transportation Impact Analysis provided by Kittelson & Associates, Inc. recommends the
following improvements to the local circulation network and additions to school operations to
support people coming and going from the school, whether arriving on foot, by bike, by bus, or
in a personal vehicle:

x Install high-visibility crosswalks with yellow paint at the nearby mid-block crosswalks on
Beach Street and Main Street, the Main Street/Beach Street intersection.

x Develop a transportation management plan, with instructions on student loading
procedures. Include the plan and procedures in the handbook diVWULEXWHG WR VW XC(
families every year.

X Update the transportation management plan annually, or more frequently if appropriate,
to incorporate necessary changes to maintain safe student loading procedures and
parking lot circulation.

x Use temporary, movable signs during student loading periods to direct vehicle traffic and
indicate that parents should pull as far forward as possible in the loading area before
students exit/enter the vehicle.

Incomplete ltems

1. Transportation Impact Analysis. The traffic analysis prepared by Kittelson &
Associates indicates that a qualitative study was done for the Vehicle-Miles Traveled
(VMT) because the report assumes the project would not create a substantial amount of
new vehicle-miles traveled in the city, since students would travel to a school site without
or with construction of the Project. City staff request that the analysis quantify school
trips into VMT. For more details related to the Transportation Impact Analysis review,
please see attached letter provided by Maria Esther Rodriguez. For further questions
and information related to VMT quantified analysis, please reach out to Maria Esther
Rodriguez at 831-768-3112 or maria.esther.rodriguez@cityofwatsonville.org.

2. Transportation Management Plan.  The traffic analysis prepared by Kittelson &
Associates indicates that development of a transportation management plan managed
by school faculty, with instructions on student loading procedures is recommended.
Please prepare and finalize the transportation management plan for review and approval
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Incompleteness of Application PP2019-432 (R1)

by City Staff. The traffic management plan must be presented and finalized prior to
deeming the project complete.

ENVIRONMENTAL REVIEW

Once the above items are submitted for review, VMT quantified analysis and Transportation
Management Plan; the project may qualify for a Categorical Exemption where no further
environmental review is required.

PENDING AGENCY REVIEWS

Caltrans. As the project is adjacent to Highway 152, a referral has been sent to Caltrans for
review regarding the proposed project along with the Transportation Impact Analysis. As of yet,
Caltrans has not provided comments and City staff is awaiting a response.

CONDITIONS OF APPROVAL

Below for your information is a preliminary list of conditions of approval for the proposed project.

x Security Cameras . The applicant shall install digital cameras at the student drop off
area and within the alleyway.

x City Encroachment Permit.  The applicant shall obtain an encroachment permit from
the City to connect to any City utilities and to reconstruct any driveway approaches on
City right-of-way.

X Grease Interceptor . If any cooking is to be performed in the servery, the applicant shall
install a grease interceptor approved by Source Control for pretreatment of the
wastewater from the three-compartment sink.

x Backflow Device . The applicant shall install a backflow device for all utilities, in
accordance with Public Works Standard Nos. W-10 and W-12.

X Sewer Inspection. The applicant shall have performed a video inspection of the
existing sewer lateral and 10-inch sewer main in order to verify existing conditions and
submit capacity calculations to verify that the existing utilities have the ability to carry the
proposed flows for the new use.

x Trash Enclosure . The applicant shall install a trash enclosure in accordance with City
of Watsonville Public Improvement Standard No. S-602.

x Conditional Fence Permit.  Pursuant to Section 14-32.020 of the Watsonville Municipal
Code (WMC), the principally permitted fence height is up to six feet. Fences may be
constructed to heights in excess of this height limit only with issuance of a Conditional
Fence Permit.
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Incompleteness of Application PP2019-432 (R1)

REVIEW BY PLANNING COMMISSION

The Planning Commission is the final decision maker for Special Use Permits. The Commission
shall base the approval subject to the findings pursuant to WMC Section 14-12.513 and
conditions necessary to make the use compatible with surrounding uses. If the appropriateness
of the use cannot be assured at the location, the application for Special Use Permit shall be
denied as being incompatible with existing uses or uses permitted by right in the district. Appeal
shall be to the City Council in accordance with Part 11 of Chapter 14-10 of the Watsonville
Municipal Code.

NEXT STEPS

We would like to set up a meeting with key staff and your design team to discuss the contents of
this letter and assist in moving the project forward. Once the above-referenced items have
been addressed, staff can further process your application. Please submit all completeness
items together in one submittal. Partial submittals will not be accepted.

If you have any questions regarding the contents of this letter or would like to set up a meeting,
please contact me at 831-768-3078 or ivan.carmona@cityofwatsonvillle.org. Thank you for your
time, and we look forward to working with you to bring this project to completion.

Sincerely,

Ivan Carmona, Associate Planner
Community Development Department

Cc: William Hansen, Pacific Coast Development, 800 E Lake Avenue, Watsonville, CA 95076

Attachments:

1. Maria Esther Rodriguez zTransportation Impact Analysis Review and Comments
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NAVIGATOR AT 407 MAIN STREET SPECIAL USE PERMIT A RTTK
407 MAIN STREET, WATSONVILLE, CA ART'& ARCHITECTURE

<
394-A Umbarger Rd
San Jose, CA 95111
NAVIGATOR SCHOOLS Phore - 408.224.8890

www.ArtikA3.com

SCOPE OF WORK SYMBOL LEGEND GENERAL NOTES PROJECT DIRECTORY SHEET INDEX

TENANT IMPROVEMENTS TO THE FIRST AND SECOND FLOOR OF A FORMER ROOM IDENTIEICATION 1.  EXISTING CONSTRUCTION DATA SHOWN ON THE DRAWINGS WAS
DEPARTMENT STORE TO CREATE A NEW K-8 CHARTER SCHOOL, INCLUDING OBTAINED FROM AVAILABLE DRAWINGS. THE CONTRACTOR SHALL TENANT NAVIGATOR SCHOOLS ARCHITECTURAL
STRUCTURAL UPGRADES, NEW INTERIOR CONSTRUCTION, NEW WINDOWS, CLASSROOM ROOM NAME VERIFY ALL EXISTING CONDITIONS AND SHALL NOTIFY THE 650 SAN BENITO STREET.
ARCHITECT OF ALL EXCEPTIONS BEFORE PROCEEDING WITH THE HOLLISTER, CA 95023
AND MODIFICATION TO THE EXISTING FIRE SPRINKLER SYSTEML - | [ Azoz | ROOM NUMBER : X\ BULDING SECTION WORK. (831) 217-4580 A0OL  TITLE SHEET
' \A7.01/ ELEVATION A2.00 PARCEL PLAN
A8.01 1~ | SHEET # WHERE INTERIOR A2.01 SITE PLAN
ELEVATIONS ARE LOCATED m DETAIL CUT 2. SEE ARCHITECTURAL DRAWINGS FOR LAYOUT DIMENSIONS AND KEVIN SVED .
ool ELEVATIONS EXCEPT WHERE INDICATED OTHERWISE. KEVIN.SVED@NAVIGATORSCHOOLS.ORG A2.02 CIRCULATION SITE PLAN
DEMO KEY NOTE # U A2.03 ENLARGED SITE PLAN
3. ALL DISCREPANCIES BETWEEN DRAWINGS SHALL BE CLARIFIED OWNER PACIFIC COAST DEVELOPMENT A3.01 PROPOSED FIRST FLOOR PLAN
KEY NOTE # C:) REVISIONS WITH THE ARCHITECT PRIOR TO PROCEEDING WITH WORK. 800 EAST LAKE AVENUE A3.02 PROPOSED SECOND FLOOR PLAN
B ARTITION TYPE A £17 67541795’0 ’4 [ &$ A3.03 PROPOSED ROOF PLAN
b ARE NOT FULLY SHOWN OR DETAILED ON THE DRAWINGS OR R A401  PROPOSED EXTERIOR ELEVATIONS
CEILING HEIGHT CALLED FOR IN THE GENERAL NOTES, THEN THEIR CONSTRUCTION BILL HANSEN E0.4 PHOTOMETRIC
° SHALL BE OF THE SAME CHARACTER AS SIMILAR CONDITIONS BILL@PACIFICCOASTDEVELOPMENT.COM
WINDOW TYPE IF\:SARNT : OAFF:TRﬁW THAT ARE SHOWN OR CALLED FOR.
N ARCHITECT ARTIK ART & ARCHITECTURE
DOOR IDENTIFICATION 5. DIMENSIONS, ELEVATIONS, AND EXISTING CONDITIONS SHALL BE 394-A UMBARGER ROAD
CHECKED AND VERIFIED ON THE JOB SITE BY EACH CONTRACTOR. SAN JOSE, CA 95111
& CONTROL POINT ERRORS, OMISSIONS OR DISCREPANCIES SHALL BE REPORTED TO (408) 224-9890
wiDTH36/\34 HeEIGHT CASEWORK 408)224-9891 (FAX
THE ARCHITECT BEFORE WORK BEGINS OR SUPPLIES ARE (408) (FAX)
IDENTIFICATION ORDERED
MARTY HOCHROTH

6. VERIFY ELECTRICAL, MECHANICAL, FIRE ALARM, TELEPHONE AND MHOCHROTH@ARTIKA3.COM

SECURITY REQUIREMENTS BEFORE CONSTRUCTION BEGINS.
VIDYA VEMULA

7. WORK SHALL BE PERFORMED IN CONFORMANCE WITH LOCAL, VVEMULA@ARTIKA3.COM
B U | L Dl N G DATA COUNTY, STATE AND FEDERAL CODES, LAWS, AND REGULATIONS
APPLICABLE TO THIS WORK. STRUCTURAL DUQUETTE ENGINEERING
ENGINEER 1171 HOMESTEAD ROAD, SUITE 275
EXISTING PROPOSED 8. ANY ITEM IDENTIFIED TO BE DEMOLISHED, REMOVED OR SANTA CLARA CA 95050
BUILDING AREA RELOCATED IS TO BE COMPLETELY REMOVED, INCLUDING BUT (408) 831-4826
GROUND FLOOR 38,238 38,238 NOT LIMITED TO ANY CONCEALED ITEMS (PIPES, CURBS, FRAMING,
SECOND FLOOR 37,160 37,160 BEAMS, FASTENERS, ETC.). ALL ITEMS WITHIN A DEMOLISHED STEVE DUQUETTE
TOTAL 75,398 75,398 AREA THAT MUST BE REROUTED IN ORDER TO MAINTAIN SPD@DUQUETTE-ENG.COM
CONTINUITY SHALL BE DONE SO IN ACCORDANCE WITH
CONSTRUCTION TYPE  IlI-B -B APPROPRIATE SPECIFICATION SECTIONS IN THE PROJECT MANUAL
AT NO ADDITIONAL COST. IF NO SPECIFICATION CAN BE FOUND
USES WITHIN THE PROJECT MANUAL, THEN CONTINUITY SHALL BE
GROUND FLOOR  RETAIL 38,238 SF RETAIL 33,979 SF MAINTAINED BY CURRENT STANDARD METHODS FOR
SCHOOL 4,259 SF CONSTRUCTION BUT NOT LESSER IN QUALITY THEN EXISTING.
ANY AREA OF DEMOLITION OR REMOVAL SHALL BE LEFT IN A
SECOND FLOOR  RETAIL 37,160 SF SCHOOL 37,160 SF COMPLETELY FINISHED CONDITION AS OUTLINED IN THE PROJECT
MANUAL.
TOTAL RETAIL 75,398 SF RETAIL 33,979 SF
SCHOOL 41,419 SF 9. ALL CASE WORK TO BE ATTACHED TO WALLS AND FLOORS AS

INDICATED ON DRAWINGS. IF NO SPECIFIC DETAIL IS
REFERENCED, USE THE DETAILS REFERENCED FOR SIMILAR
CONDITIONS ON OTHER CASEWORK.

10. FOOD HANDLING FACILITIES SHALL COMPLY WITH LOCAL/ COUNTY
HEALTH DEPARTMENT REQUIREMENTS.

VICINITY MAP

Project Title

NAVIGATOR SCHOOL
AT 407 MAIN ST

407 MAIN STREET
WATSONVILLE CA

NAVIGATOR SCHOOLS

SITE

No Revisions/Submissions Date
PLANNING SUBMITTAL 10.16.19
PLANNING RESUBMITTAL 11.21.19
PLANNING RESUBMITTAL 05.01.20

Drawing Title

TITLE
SHEET

Drawing No.

A0.01

Project No.
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